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The Land Use & Zoning Chapter  
The Land Use & Zoning Chapter provides guidance for 

reinvestment in the area by suggesting land use and zoning 

changes that support the overall vision for the East End (see 

Chapter 2, Concepts). The Chapter documents existing land use  

and zoning in and around the area and recommends land use 

and zoning changes. A glossary of land use and zoning 

terminology is provided at the end of the chapter.  

Existing Land Use  

The Eastern Gateway/ Seven Corners POA consists largely of 

three different land uses: 

1. Shopping centers and individual retail comprises 15.9 

acres (35.81% of total land area)  

2. Light industrial/ automotive comprises 15.2 acres 

(34.23% of total land area)  

3. Public right of way covers 1.8 acres (4.05% of total land 

area)  

The following sections provide general land use characteristics 

of the uses present.   

 

 

 

  

EXISTING LAND USE  

 
Land Use Category 

 
Approximately 

Total Acres 

 
% of Total Land 

Area 

Commercial  

Shopping Center  15.9 35.81% 

Individual Retail  11.5 25.90% 

Industrial  
 

 

Light Industrial/ 
Automotive 

15.2 34.23% 

Right of Way 1.8 4.05% 

Total  44.4 100.00% 
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Shopping Center  

Shopping Centers are the most present land use in the East End 

accounting for 15.9 acres. Eden Center is notably the largest 

shopping center in the East End. With over 125 businesses, it 

includes grocers, bakeries, restaurants, spas, and various shops. 

Several shops within the Eden Center function as part of a 

small-scale, indoor mall. The large surface level parking lot 

within Eden Center not only serves as parking for patrons but 

also as event space making the Eden Center a shopping center 

that explores alternative uses of space.  

Another shopping centers present in the East End includes 

Wilson Plaza located along Wilson Boulevard. Wilson Plaza 

contains a variety of small businesses on site such as 

restaurants, a nail salon, a hair salon, and even a small grocer.  

Light Industrial/ Automotive  

Light industrial/ automotive account for 15.2 acres. Industrial/ 

automotive use is distributed throughout the POA with a mix of 

larger and smaller parcels. The Koons Falls Church Ford provides 

automotive sales and service in the area with a dealership and 

service center fronting East Broad Street and the Koons Ford 

Collision Center fronting Roosevelt Boulevard. The Public 

Storage site along Roosevelt Boulevard is a larger scale light 

industrial use in the East End. The BP and Shell gas stations, 

both at the corner of Wilson and Roosevelt, are smaller scale 

light industrial uses in the East End. 

Individual Retail  

Individual Retail is the least represented land use in the East 

End accounting for 11.5 acres. 24-Hour Fitness, a gym located 

along Route 7, ŀƴŘ .WΩǎ ²ƘƻƭŜǎŀƭŜ ŀǊŜ ǘƘŜ ǘǿƻ businesses in the 

East End that falls under this use category.   

 
Eden Center an example of a shopping center within the City. 

 
The 24-Hour Fitness an example of individual retail within the City. 
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Density  

In city planning, a common measure of density is Floor Area 

Ratio (FAR). FAR relates the square footage of a building to the 

square footage of the land that it sits on. A two-story building 

that extends to the property edges would have an FAR of 2.0. A 

four-story building that sits on only half of the lot would also 

have an FAR of 2.0. 

The average FAR within the East End is approximately 0.2, 

meaning there is 5 times as much land area as there is interior 

building square footage. The majority of parcels have an FAR of 

0.1 to 0.3. Eden Center falls into this range. Several site have an 

FAR ranging from 0.30 to 0.75, the 24-Hour Fitness site falls into 

this category. The site with the highest FAR in the POA is the 

Public Storage site with an FAR of 1.96. The smallest FAR in the 

POA is the Seven Corners BP site at 0.05.  

Comprehensive Plan guidance for the City generally emphasizes 

the desire for walkable, vibrant commercial ŀǊŜŀǎΦ ¢ƘŜ /ƛǘȅΩǎ 

vision for the commercial areas best matches what ULI terms as 

ŀ ά/ƻƳǇŀŎǘ {ǳōǳǊōŀƴ 5ƛǎǘǊƛŎǘέ ōȅ ǘƘŜ ¦[LΦ YŜȅ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ ƻŦ 

this district type include a grid of streets layout, low spatial 

separation between buildings, strong pedestrian orientation, 

moderate dependence on cars, parking garages, and good 

choice in transit modes. To provide this kind of design and 

experience, ULI recommends a FAR development density 

2.5Φ¢Ƙƛǎ C!w ǊŀƴƎŜ ƳŀǘŎƘŜǎ ǘƘŜ /ƛǘȅ /ƻǳƴŎƛƭΩǎ ό2016) 

identification of tƘŜ 9ŀǎǘ 9ƴŘ ŀǎ ŀƴ ŀŘƻǇǘŜŘ άwŜǾƛǘŀƭƛȊŀǘƛƻƴ 

5ƛǎǘǊƛŎǘέ ǿƘƛŎƘ Ŏŀƭƭǎ ŦƻǊ ŘŜƴǎƛǘƛŜǎ ƻŦ оΦл C!w ƻǊ ƘƛƎƘŜǊΦ  

 
Existing density in the East End. 

 
Floor Area Ratio visual. 
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Zoning  
Zoning is a tool for regulating land use with the intent of 

ǎǳǇǇƻǊǘƛƴƎ ǘƘŜ Ǿƛǎƛƻƴ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦ ¢ƘŜ /ƛǘȅΩǎ ½ƻƴƛƴƎ 

Ordinance limits the kind of uses that can exist on a particular 

property, such as residential, retail, office, or industrial. The 

Zoning Ordinance includes other development regulations, 

including maximum building heights, lot coverage, and building 

setbacks from property lines.  

Although closely related, land use planning and zoning are 

separate activities. Land use planning speaks to future 

development and what could happen while zoning speaks to 

what can happen and what is currently allowed. 

Zoning Map  
The Zoning Map is part of the City Zoning Code and, in 

combination with the descriptions of the zoning districts, limits 

the permitted land uses and building sizes.  

Zoning Districts  
To regulate land use, the Zoning Ordinance divides the land 

within the City into various zoning districts or areas. Within each 

of the zoning districts, a different mix of land uses and sizes can 

be built. The districts present throughout the East End of the 

City are described below.  

B-3 General Business  

The B-3, General Business zoning district allows most 

commercial uses by-right and mixed-use redevelopment with a  

 

Special Exception (SE). Buildings in this zoning district may reach 

a height of 55 feet by-right and 85 feet with a Special Exception.  

Koons Ford and 24-Hour Fitness are both part of the B-3 

General Business Zone.  

M-1 Light Industrial  

 The M-1, Light Industry zoning district allow most B-3 uses, 

some light industrial uses, and mixed-use redevelopment in 

accordance with the Mixed-Use Redevelopment (MUR) 

regulations. The MUR overlay is intended to promote parcel 

consolidation and coordinated mixed-use redevelopment 

ŀƴŘ ǇǊŜŘŀǘŜǎ ǘƘŜ ŀŘƻǇǘƛƻƴ ƻŦ ǘƘŜ /ƛǘȅΩǎ {9 ŎƻŘŜΣ ǿƘƛŎƘ Ƙŀǎ 

been used for the bulk of the recent redevelopments in the 

City. 

The following businesses are all part of the M-1 Industrial 

½ƻƴŜΥ 9ŘŜƴ /ŜƴǘŜǊΣ .WΩǎ ²ƘƻƭŜǎŀƭŜΣ and Public Storage 

T-1 Transitional  

This zoning district permits all residential uses and most 

commercial uses. The purpose of the T-1, Transitional, 

Zoning district is to provide compatible uses in areas located 

between commercial and residential districts. 

Within the East End, T-1 Transitional Zoning covers only a 

small portion of the 24- Hour Fitness site.  
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Adjacent Zoning Districts  
The zoning districts provided below are those that neighbor the 

East End. They are included to provide relevant information and 

inform planning for appropriate transitions.  

R-M Multifamily Residential   

The R-M Multifamily Residential zoning district allows for 

apartment homes in a variety of sizes, styles, densities, and 

forms of ownership. This district provides for creativity in 

residential design in locations of the City that are close in 

proximity to major transportation services, retail, offices, and 

community facilities.  

Falls Green Apartments and the Madison Condominiums are 

both a part of the adjacent R-M Multifamily Residential Zoning 

District. 

R-1B Medium Density Residential  

The R-1B Medium Density Residential zoning district allows for 

singly family dwellings, two family dwellings, houses of worship, 

public parks, and public facilities such as community centers and 

libraries. This district was created to maintain the residential 

character of the city and preserve the integrity of residential 

neighborhoods. Primarily single-family homes are part of the 

adjacent R-1B Medium Density Residential Zoning District.  

 
Falls Green Apartments, which are part of the R-M Multifamily Residential 
District. 

 
The Madison Condominiums, which are part of the R-M Multifamily Residential 
District. 
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Planning Concep t  
The vision and goals of this Plan (see Chapter 2), call for future 

development which invests in connective vibrant spaces which 

expands to include residential communities and creation of new 

green spaces. ¢ƘŜ ŀǊŜŀΩǎ ŦǳǘǳǊŜ ƭŀƴŘ ǳǎŜ ǿƻǳƭŘ ōŜƴŜŦƛǘ ŦǊƻƳ ŀ 

greater diversity of uses, including the addition of residential 

uses and active street retail.  

This Plan is not meant to be used as a tool to force 

redevelopment of any property within the boundaries of the 

POA or elsewhere in the City.  

Residential  / Mixed  Use  

Introduction of residential uses to POA-5 is one of the land use 

goals of this plan. The integration of affordable housing into this 

new residential component should be prioritized. Mixed income 

housing should be encouraged as reinvestments are made in 

the POA.  

Mixed developments decrease reliance on single occupancy 

vehicles and provide overall greater social connectivity 

compared to the current drive & shop model found in Seven 

Corners. Additionally, mixed use projects encourage private and 

public investment, promote tourism, and increase tax revenue. 

Green Spaces  

Green spaces are an important part of urban environments. 

They provide environmental benefits and psychological 

benefits. The mental health benefits of access to nature and 

trees is well documented. Favorable future design elements will 

strive to enhance connectivity between new development and 

nature through direct (living greenery/presence of water) and  

 

indirect means (use of natural building materials/mimicking 

natural forms). These features can be incorporated into 

buildings, public spaces, streetscape, and parks.  

Active Retail  

Greater concentrations of commercial activity are suggested 

along Wilson and Roosevelt Boulevard. Generalized boundaries 

are shown in yellow on the concept map. In this area, taller 

buildings that taper towards residential areas are appropriate. 

Active retail such as restaurants and shops are encouraged for 

ground floor use, including the incorporation of flexible outdoor 

spaces. 

Office/Commercial  

Additional office and retail uses are recommended throughout 

the study area which can serve as destinations and connections 

between work and living spaces.  

Transitional  / Step -down Zones  

Transitions between any future development in the East End 

and the surrounding residential neighborhoods should minimize 

the impact of higher density development by stepping down 

building height and creating softer commercial/residential 

edges. The step-down zone is intended to be part of the overall 

district rather than a standalone project.   

 

 

Note: This policy guidance is not formal guidance for Fairfax 

County; rather it is suggested policy guidance for joint planning 

opportunities between the two jurisdictions.   
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Node  0: Green & Open Spaces  
Creating greener walkable streets and introducing plazas and 

parks for quality public spaces are one of the key goals of this 

plan. The following are examples of the types of green spaces 

suggested for the East End. 

Streets  

Adequate space should be given to street trees along both sides 

of all current or future streets. Parklets and activated alleyways 

ŀǊŜ ŀŘŘƛǘƛƻƴŀƭ ǘƻƻƭǎ ǘƻ ƛƳǇǊƻǾŜ ǘƘŜ ŀǊŜŀΩǎ ǇǳōƭƛŎ ϧ ƎǊŜŜƴ ǎǇŀŎŜΦ 

Plazas & Public Areas  

Public spaces have the potential to become landmarks 

destinations, providing a flexible space to host a wide variety of 

programming. These spaces ideally combine hardscape and 

landscape by introducing trees, vegetation, lawns, and running 

water.  

Green Roofs  

Vegetated roofing on developments can repurpose unused 

spaces for residents, enhance street character for pedestrians 

and provide ecological benefits.  

Places for Playing  

Children learn by playing, and spaces which support play are 

often overlooked. Creative ways to introduce play into public 

spaces through interactive public art and landscaping are 

encouraged. 

Cemeteries  

Cemeteries have long been used as recreational memorial 

parks. The 11.25 acres Oakwood Cemetery adjacent to the POA 

should be considered as an opportunity for significant green 

space. 

 

Top: Arial map of Node 0 (streets, green space, and open space). Middle: 
Example of dynamic plaza.  Bottom: Example of public water feature.  

NODE 0 
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Node 1: 24 - Hour Fitness  & 

Koons Redevelopment  
East End Town Center: 24- Hour Fitness and Koons Ford 

currently occupy Node 1, comprising approximately 10 acres. 

Redevelopment of the 24-Hour Fitness site in conjunction with 

either the Koons Ford site or adjacent properties in Fairfax 

County holds the opportunity to create a town center-style 

ŘŜǾŜƭƻǇƳŜƴǘ ƛƴ ǘƘŜ 9ŀǎǘ 9ƴŘΦ ¦[LΩǎ ά¢Ŝƴ Principles for 

5ŜǾŜƭƻǇƛƴƎ {ǳŎŎŜǎǎŦǳƭ ¢ƻǿƴ /ŜƴǘŜǊǎέ ŘŜŦƛƴŜǎ ŀ ǘƻǿƴ ŎŜƴǘŜǊ ŀǎ 

an integrated, open-air multiuse development where citizens 

can gather and connect with the community. A town center is 

anchored by dining, retail, and leisure uses and additionally by 

residential uses vertically or horizontally. Town centers often 

include office or hospitality space.  

This town center would act as a welcoming feature into the East 

End. Attractive, walkable streets within and adjacent to the 

town center would be made possible by street network 

redesign accompanying the new Ring Road.  Active street facing 

retail would entice visitors to come shop and linger at East End 

Town Center. 

A town center development would build on the success of the 

recent Loren redevelopment in Fairfax County by offering 

additional street-level retail opportunities. New developments 

in the city could include either residential or office uses. There 

are several office buildings throughout Seven Corners. Due to 

their aging nature, tenants may be interested in newer, updated 

spaces. 

 

Top: Arial map of Node 1. Middle: Multimodal retail center. Bottom: 

Virginia Beach Town Center; an example of a welcoming, walkable 

town center. 
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Node  2: Eden Center  
The central zone contains the Eden Center, a cultural anchor for 

the Vietnamese-American Community. The vision for this area is 

to preserve core existing structures while enhancing the 

surrounding environment.  

Preservation and Expansion: The existing buildings in the Eden 

Center house a thriving Vietnamese-American culture. As part 

of reinvestment in the area, existing buildings should largely be 

maintained to continue supporting the community. Any 

redevelopment of existing structures should include a clear plan 

for supporting existing tenants. Opportunities for structured 

parking should be explored to expand capacity for visitors and 

free open ground-level space for events and programming. 

Infill & Active Edges: New infill develop is appropriate along 

Wilson Blvd and Roosevelt Ave. The building entrances of Eden 

Center are approximately 500 feet from the sidewalk of Wilson 

and 680 feet from Roosevelt, so there is adequate room to 

position new buildings without physically impacting existing 

buildings. Infill develop should build on existing uses with 

additional retail and service uses on the ground floors and 

expand opportunities with hotel uses and senior houses.  

Public Space: Roughly 1/10th of the approximate 6 acre parking 

lot should be dedicated as a flexible green public plaza to serve 

as the 9ŀǎǘ 9ƴŘΩǎ ŎƛǾƛŎ ŎŜƴǘŜǊ. The Eden Center currently hosts 

regular events and holidays by temporarily repurposing portions 

of the surface parking lot. Creation of a public plaza will expand 

ŀƴŘ ŜƴƘŀƴŎŜ ǘƘŜ 9ŘŜƴ /ŜƴǘŜǊΩǎ ǇǊƻƎǊŀƳƳƛƴƎ ǘƻ ǇǊƻǾƛŘŜ 

patrons with a permanent area for civic engagement, 

entertainment, outdoor dining, or leisure.   

 
Above: Arial map of Zone 2. Below (3): Examples of flexible public spaces. 

NODE 2 
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Node  3:  East  of Roosevelt  
Active Streets and Open Space: A consolidation of properties 

and limited redevelopment of the BJΩs parking lot would allow 

for a new redevelopment along Wilson Blvd. This could mirror 

the recommendations for zone 2 and include new mixed-use 

development with ground level retail. 

Repurpose of BJs Building: The existing BJs building offer a large 

interior space with tall ceilings. If redevelopment of this site is 

explored, options for repurposing of this structure into a 

makerspace or other large format uses should be considered. 

Solar panels could be incorporated atop the expansive roof 

area.  

Site Programming: Existing uses and businesses should be 

maintained and improved upon. .ŜŎŀǳǎŜ ƻŦ ǘƘŜ 9ŀǎǘ 9ƴŘΩǎ 

strong association with unique dining & food shopping, if the 

opportunity for property redevelopment occurs in the future, 

node 3 is an area identified for a potential indoor/outdoor food 

hall & market. A food hall would allow existing and future 

businesses to expand upon thŜ ŀǊŜŀΩǎ Ǌelationship with food 

and marketplace. If repurposed, consideration should be given 

ǘƻ ǘƘŜ .WΩǎ ōǳƛƭŘƛƴƎ ŦƻǊ ǘƘƛǎ ŦƻƻŘ ƘŀƭƭΦ 

Public Space: Due to the size of the site and its underutilized lot, 

any future redevelopment or repurposing of the BJΩs site should 

include a green public space with flexible programming into its 

design. 

  

Top: Arial map of Node 3.  Middle (2): Visual representation of infill 

development of surface lots. Bottom: Example of a food hall.  

NODE 3 


